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DEVELOPMENT APPLICATION 

ITEM NUMBER 5.1 

SUBJECT OUTSIDE PUBLIC MEETING: 150-152 Briens Road, 
NORTHMEAD NSW 2152 (Lot 111 in DP 1160038) 

DESCRIPTION Construction and use of multi-unit industrial warehouse and 
ancillary offices, storage premises, carparking & signage. The 
application is Nominated Integrated Development under the 
Water Management Act 2000. 

REFERENCE DA/19/2023 - D09413254 

APPLICANT/S Hannas Contracting Services Pty LTD 

OWNERS Briens River Pty Ltd 

REPORT OF Group Manager Development and Traffic Services          

RECOMMENDED Approval (via Deferred Commencement) 

 

DATE OF REPORT 22 APRIL 2024 
 
REASON FOR REFERRAL TO LPP 
 
Development Application 19/2023 was originally reviewed by PLPP on 21 November 
2023 but its determination was deferred for additional information. The application has 
since addressed the deferral matters and is before the PLPP for determination.  
 
The application was initially referred to the PLPP as the proposed construction of the 
industrial warehouse seeks approval to breach the maximum height by more than 
10%.  
 
EXECUTIVE SUMMARY  
 
This is a summary of the full assessment of the application as outlined in Attachment 
1, the Addendum Assessment Report. 
 
Development Application 19/2023 which proposed the construction and use of the 
multi-unit industrial warehouse and ancillary offices, storage premises, carparking and 
signage was reviewed by the Parramatta Local Planning Panel (PLPP) on 21 
November 2023. Upon review of the application, the PLPP deferred its decision on the 
application for the following reasons: 
 

1.  In relation to the proposed drainage easement which is a fundamental 
requirement of approval, the Panel is not satisfied, on the information 
available, that there is legal power to grant this easement over the Council 
land. 

 
2.  In relation to the remaining proposed deferred commencement Conditions, 

the Panel is not satisfied with these matters as subject to deferred 
commencement Conditions where is no certainty with the outcome at the 
point of granting consent. The Panel needs to be satisfied following the 
provisions of these reports etc that the proposal is satisfactory in terms of 
storm water, drainage, flooding, public domain matters and landscape 
outcomes. This information should be provided prior to determination of the 
development application so the impacts can be appropriately considered. 
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This addendum report provides a response to the abovementioned reasons for 
deferral. Upon review of the response, Council recommends that the Panel: 
 

• Approve the application via deferred commencement, subject to conditions of 
consent.  

 
It is noted that the applicant was given the opportunity to review the amended 
conditions of consent and raises no objections to the conditions as attached to the 
addendum report.  
 
RECOMMENDATION 
 
(a) That the Parramatta Local Planning Panel, exercising the function of the consent 

authority, grant deferred commencement development consent to 

DA/19/2023 for the construction and use of multi-unit industrial warehouse and 

ancillary offices, storage premises, carparking and signage for the following 

reasons: 

 
a. The development is permissible in the IN1 General Industrial zone pursuant 

to the Parramatta Local Environmental Plan 2011 and satisfies the 
requirements of all applicable planning standards controls.  

b. The development will protect the natural environment.  
c. The development will not adversely impact on the visual character of the 

area. 
d. For the reasons given above, approval of the application is in the public 

interest.  
 
(b) That the Parramatta Local Planning Panel, approve the Clause 4.6 variation to 

the Height for the following reasons:  
  

a. The departure representing a variation of 21.5% from the standard is 
reasonable and allows for a transition of height that is sympathetic with the 
existing topography whilst providing good urban design and an appropriate 
building platform.  

b. The departure does not result in adverse amenity impacts to adjoining 
developments and to the reserve.  

c. Despite the departure the development remains generally consistent with 
the controls and provisions of DCP 2011.  

d. The variation to the height does not result in unreasonable perception of 
bulk and scale.  

 
(c) That the Parramatta Local Planning Panel, approve the Clause 4.6 variation to 

the FSR for the following reasons:  
  

a. The variation is a 2.5% departure to the standard and is minor in this 
instance and is a result of floor area located within the basement which 
does not unreasonably result in a bulky development.  

b. The development remains generally compliant with building setbacks, 
articulation, landscaping and good urban design so that any exceedance in 
FSR is negligible on the streetscape and neighbouring developments.  
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c. The minor departure to the FSR does not result in unreasonable vehicular 
or pedestrian traffic that would otherwise be expected for similar 
developments within this location.  

d. The minor variation to the FSR does not result in unreasonable 
overshadowing of adjoining development or to the reserve, loss of amenity 
to neighbouring developments or loss of views.  

 
 
Denise Fernandez 
Senior Development Assessment Officer 
 
 
 
ATTACHMENTS: 
1⇩  Attachment 1: Assessment Report & Conditions 51 Pages  

2⇩  Attachment 2: Original Assessment Report 72 Pages  

3  Attachment 3: Owner's Consent (confidential) 2 Pages  
4⇩  Attachment 4: Locality Map 1 Page  

5⇩  Attachment 5: Architectural Plans 40 Pages  
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DEVELOPMENT APPLICATION 

ITEM NUMBER 5.2 

SUBJECT PUBLIC MEETING: 10/11 Blaxland Avenue, NEWINGTON 
NSW 2127 (Lot 40 SP 58861) 

DESCRIPTION Change of use of an existing room within the dwelling for a 
home business 

REFERENCE DA/731/2023 - D09427883 

APPLICANT/S Kah Seng Leong 

OWNERS Kah Seng Leong 

REPORT OF Group Manager Development and Traffic Services          

RECOMMENDED Approval 

 

DATE OF REPORT 15 APRIL 2024 
 
REASON FOR REFERRAL TO LPP 
 
This development application is being referred to Parramatta Local Planning Panel as 
the application received more than 10 unique objections.  
 
EXECUTIVE SUMMARY  
 
The Development Application, DA/731/2023 was lodged to Council on 7 December 
2023 for the change of use of an existing room within the dwelling for a home business 
at 10/11 Blaxland Avenue, Newington. 
 
The site is zoned R4 High Density Residential and surrounding properties are zoned 
R3 Medium Density Residential and R4 High Density Residential. The site is not 
impacted by flooding, heritage or bushfire. 
 
In accordance with the Parramatta Consolidated Notification Procedures, the 
Development Application was notified from the 18 December 2023 and 17 January 
2023. In response twelve (12) submissions were received generally raising the 
following concerns:  hours of operation, impacts onto public safety and common public 
area and odour impacts, grease and oil buildup, maintenance requirements, scale of 
business and consumption of water and electricity. 
 
In accordance with the Environmental Planning and Assessment Act 1979, Section 9.1 
– Directions by the Minister, this application is reported to the Parramatta Local 
Planning Panel for determination as the development received 10 or more unique 
submissions by way of objection. 
 

The Council’s Environmental Health Officer reviewed the application and raised no 

objections subject to appropriate conditions of consent. 

 

The Council’s Traffic Engineer reviewed the application and raised no objections. 
 
RECOMMENDATION 
 
(a) That the Parramatta Local Planning Panel exercising the functions of Council as 

the consent authority, grant development consent to DA/731/2023 on land at 
10/11 Blaxland Road Newington, for a period of five (5) years within which 
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physical commencement is to occur from the date on the Notice of Determination, 
subject to conditions of consent in Attachment 1. 
 

(b) That the submitters are advised of the decision.  
 

REASONS FOR APPROVAL 
 

1. The development is permissible in the R4 High Density zone pursuant to 
Parramatta Local Environmental Plan 2023 and satisfies the requirements of 
the applicable planning framework. 
 

2. The development will be compatible with the emerging and planned future 
character of the area.  

 
3. The development will promote land use that provides a facility to meet the day-

to-day needs of Parramatta Council occupants. 
 

4. The proposal provides non-residential land use where any amenity impacts that 
can be appropriately managed. 

 
5. The development is in the public interest because it is consistent with the 

objectives of development in the R4 High Density zone. 
 

6. For the reasons given above, approval of the application is in the public interest.  
 
  
Mathuran Stephens 
Development Assessment Officer 
 
 
 
ATTACHMENTS: 
1⇩  Assessment report and draft conditions 20 Pages  

2⇩  Locality Map 1 Page  

3⇩  Plan used during assessment 2 Pages  

4  Internal plans used during assessment (confidential) 2 Pages  
  
 
REFERENCE MATERIAL 

 

LPP_21052024_AGN_939_AT_files/LPP_21052024_AGN_939_AT_Attachment_12191_1.PDF
LPP_21052024_AGN_939_AT_files/LPP_21052024_AGN_939_AT_Attachment_12191_2.PDF
LPP_21052024_AGN_939_AT_files/LPP_21052024_AGN_939_AT_Attachment_12191_3.PDF
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PLANNING PROPOSAL 

ITEM NUMBER 6.1 

SUBJECT Gateway Request - Planning Proposal for land at 31 O'Connell 
Street and 9 Albert Street, North Parramatta 

REFERENCE F2022/03176 -   

APPLICANT/S Peterose Pty Ltd 

OWNERS Peterose Pty Ltd 

REPORT OF  Senior Project Officer  
 
PURPOSE 
 
The purpose of this report is to seek the Local Planning Panel’s advice to Council on 
a recommendation to progress a Planning Proposal for land at 31 O’Connell Street 
and 9 Albert Street, North Parramatta to the Department of Planning, Housing and 
Industry (DPHI) for a Gateway determination.  
 
RECOMMENDATION 
 
The Local Planning Panel (LPP) consider the following Council Officer 
recommendations in its advice to Council: 
 
(a) That Council approve for the purposes of seeking a Gateway determination, the 

Planning Proposal for land at 31 O’Connell Street and 9 Albert Street, North 
Parramatta, which seeks the following amendments to Parramatta Local 
Environmental Plan (LEP) 2023: 
 

1) Increase the Height of Buildings control from part 21 metres, part 28 
metres and part 66 metres to part 30 metres, part 53 metres and part 77 
metres (maximum height of approximately 22 storeys). 

2) ii. Increase the Floor Space Ratio control from part 2.4:1 and part 3.3:1 
to 3.9:1. 

 
(b) That Council request the applicant to update the following documents, in 

accordance with this report, prior to the Planning Proposal being placed on 
public exhibition: 

1) Traffic Impact Assessment 
2) Stormwater Management Plan 

 
(c) That Council request the DPHI to provide Council with delegation to exercise 

its plan-making delegations for this Planning Proposal. 
 
(d) That Council approve the draft site-specific Development Control Plan (DCP) 

for the purposes of public exhibition with the Planning Proposal. 
 
(e) That a Planning Agreement be prepared in accordance with the applicant’s 

Letter of Offer at Attachment 12 and placed on public exhibition with the 
Planning Proposal and site-specific DCP. 

 
(f) That Council authorise the CEO to correct any minor anomalies of a non-

policy and administrative nature that arise during the plan-making process. 
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PLANNING PROPOSAL TIMELINE 
 

 
 
SUMMARY  
 
1. This report seeks the advice of the LPP on the progression of a Planning 

Proposal (Attachment 1) for land at 9 Albert Street and 31 O’Connell Street, 
North Parramatta to DPHI for Gateway determination.         
 

2. The Planning Proposal seeks to amend the Parramatta Local Environmental 
Plan 2023 (PLEP 2023) to amend the Height of Buildings control from part 21 
metres, part 28 metres and part 66 metres to part 30 metres, part 53 metres and 
part 77 metres (maximum height of approximately 22 storeys) and amend the 
Floor Space Ratio (FSR) control from 3.3:1 to 3.9:1.  
 

3. The report also seeks the advice of the LPP on the progression of an associated 
site-specific Development Control Plan (SSDCP) (Attachment 2). Both 
documents are intended to be placed on public exhibition concurrently with an 
associated Planning Agreement. 

 
BACKGROUND 
 
4. The site was formerly proposed to be included in the Parramatta CBD Planning 

Proposal. However, it was removed from that Planning Proposal in 2021 by the 
(then) Department of Planning and Environment (Department), along with all land 
north of the Parramatta River when the Parramatta CBD Planning Proposal was 
finalised. In October 2022, the area was identified by the Department to be the 
subject of the North Parramatta Place Strategy.  

 
5. On 9 February 2023, the applicant, Petrosa Pty Ltd, lodged a Planning Proposal 

with Council for land at 31 O’Connell Street and 9 Albert Street, North Parramatta 
seeking to increase the building height to 66m (approximately 18 storeys) and 
maximum floor space ratio (FSR) to 4:1.  

 
6. The Planning Proposal was initially not progressed due to the Department’s 

North Parramatta Place Strategy. In October 2023, the State Government 
advised that the subject site would no longer be part of the North Parramatta 
Place Strategy.  
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7. The State Government then determined not to progress with a North Parramatta 
Place Strategy and instead proceeded to finalise a Church Street North rezoning 
project focused on the Church Street corridor of the North Parramatta area. 
Following this change to the State Government’s approach to the locality, Council 
officers and the applicant recommenced discussions on the progression of the 
Planning Proposal and SSDCP, which are the subject of this report. 

 
SITE DESCRIPTION  
 
8. The site (Figure 1) is located at 31 O’Connell and 9 Albert Street, North 

Parramatta. The site is legally described as Lot 1, DP998240 and Lot 1, DP 
1143431. The site has an area of approximately 8,921sqm.  
 

 
Figure 1. Subject Site 

 
9. The site is currently vacant and adjoins two nursing homes to the west, being 

Southern Cross Care Marian Nursing Home and Lillian Wells Nursing Home.  
 

10. The site is within approximately 400 metres walking distance from the Fennel 
Street Parramatta Light Rail stop and approximately 200 metres from the Prince 
Alfred Square Parramatta Light Rail stop. 

 
11. The built form context of the neighbourhood is currently one to two storey single 

dwellings on the eastern side of O’Connell Street and predominantly medium and 
high-density housing on the western side of O’Connell Street.  
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12. The site is located within close proximity to the North Parramatta Heritage 

Conservation Area (HCA) to the east and various heritage items as shown in 
Figure 2. 

 

 
Figure 2. Subject site in context of the surrounding heritage items and 
conservation areas. 

 
 
CURRENT PLANNING CONTROLS 
 
13. The subject site is zoned MU1 Mixed Use under the provisions of the Parramatta 

Local Environmental Plan 2023 (PLEP 2023) as shown in Figure 3. The current 
zoning is to be maintained in the Planning Proposal.  
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               Figure 3. Current Zoning Map 

 
14. The site currently has a height limit of part 21 metres, part 28 metres and part 66 

metres (maximum height of approximately 18 storeys) under the Height of 
Buildings (HoB) map (Figure 4). The current height is proposed to increase to 
part 30 metres, part 53 metres and part 77 metres (maximum height of 
approximately 22 storeys) under the Planning Proposal. 



Local Planning Panel  21 May 2024 Item 6.1 

- 203 - 

 
                   Figure 4. Current Height of Buildings 

 
15. The site currently has a floor space ratio of part 2.4:1 and part 3.3:1 under the 

Floor Space Ratio (FSR) map (refer to Figure 5). The FSR is proposed to be 
increased to 3.9:1 under the Planning Proposal.  
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 Figure 5. Current Floor Space Ratio 

 
16. The applicable development control plan (DCP) for the site is Parramatta DCP 

2023 Part 8.2.2 Parramatta North Urban Transformation Precinct. This precinct-
specific section of the DCP came into effect in 2017 in response to the State 
Government’s rezoning of the land in 2015.  

          

PLANNING PROPOSAL  
 
17. The Planning Proposal (Attachment 1) seeks to amend PLEP 2023 to enable 

redevelopment of the site for a mix of high density residential and retail uses. A 
total of 371 dwellings could be delivered should this Proposal proceed.  
 

18. The Planning Proposal seeks to increase the height of buildings to 78m 
(approximately 22 storeys) and increase the FSR to 3.9:1. Refer to Figures 6 & 
7 respectively. A summary of the current and proposed land use controls is 
provided in Table 1. 
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 Existing Controls Planning Proposal  

Zoning  MU1 Mixed Use  MU1 Mixed Use  

Height of Buildings Part 21 metres, part 28 
metres and part 66 
metres (maximum of 
approximately 18 storeys) 

Part 30 metres, part 53 
metres and part 77 metres 
(maximum of approximately 
22 storeys) 

Floor Space Ratio  Part 2.4:1 part 3.3:1 3.9:1 

Dwelling number 240* (approximately) 371 (an additional 131 dwgs) 

Residential gross floor 
area (GFA 

20,446sqm** 33,360sqm 

Non-residential GFA 963sqm*** 1,483sqm 
Table 1. Current and proposed planning controls 
* Using the Council officer’s standard 85% efficiency rate. 
** When applying a 2.4:1 FSR across the entire site. 
*** Calculated at 4.5% of the total 21,410sqm GFA. 
 

19. The height of building controls is proposed to change to part 30m, part 53m and 
part 77m (Figure 6). 
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Figure 6. Proposed Height of Buildings Map 
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20. The floor space ratio controls are proposed to change to 3.9:1 (Figure 7) 

 
     Figure 7. Proposed Floor Space Ratio  
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STRATEGIC MERIT ASSESSMENT 
 
State Planning Policies and Strategies 
 
Greater Sydney Region Plan and Central City District Plan 
 
21. In March 2018, the, then, Greater Sydney Commission (GSC) released the 

Greater Sydney Region Plan: A Metropolis of Three Cities (Region Plan), a 20-
year plan which outlines a three-city vision for metropolitan Sydney to the year 
2036. The Central City District Plan (District Plan) was subsequently released by 
the GSC to implement the Region Plan. The Sydney Plan and District Plan set 
out the key priorities and actions for this District by aiming to rebalance growth 
and deliver its benefits more equally and equitably to residents across Greater 
Sydney. 
 

22. An assessment of the Planning Proposal against the Sydney Plan and District 
Plan identifies the Planning Proposal is largely consistent with the Plans in that 
it will provide for additional housing, is within walking distance to public transport, 
public open space and retail and commercial services. A full analysis of how this 
Proposal demonstrates consistency with these plans is included in the Planning 
Proposal (Attachment 1). 

 
Parramatta North Urban Transformation Precinct (PNUT) 
 

23. The site is identified as H3 within the Parramatta North Urban Transformation 
precinct (known as PNUT) (Figure 8). In 2015, UrbanGrowth, prepared a 
development proposal for the Parramatta North Urban Renewal Area. The 
planning controls were made via a State Environmental Planning Policy (SEPP) 
in 2015.  
 

24. PNUT is a mixed-use renewal precinct and has a unique heritage, landscape and 
river setting. The precinct has a long history of indigenous, early colonial and 
later government institutional uses and the aim is to facilitate long term use 
through careful adaptive reuse, conservation and preservation. 
 

25. The core of the precinct contains key built and landscape elements of the site 
that include, among others, the former Parramatta Female Factory. The subject 
site is not within the PNUT core area. 
 

26. The site is therefore subject to specific development controls for PNUT within 
Part 8.2.2 of Parramatta Development Control Plan (DCP) 2023. The DCP 
includes controls relating to design quality, subdivision, public domain and open 
space, site access and parking, circulation and connectivity, street network, GFA 
allocation, biodiversity, heritage and archaeology, key views and landmarks, built 
form and massing. These controls and the need for the proposed DCP 
amendment to support the Planning Proposal are considered later in this report. 
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                             Figure 8. Location of subject site within PNUT 

 
 
Local Strategies 
 
Local Strategic Planning Statement and Local Housing Strategy  
 
27. The City of Parramatta Local Strategic Planning Statement (LSPS) sets out 

Council’s long-term vision for land use planning and responds to broader 
priorities identified in the District Plan and integrates with Council’s Community 
Strategic Plan. The LSPS provides greater weight to strategic planning in the 
broader plan making process and any new Planning Proposal must justify any 
inconsistency with this framework and the supporting Local Housing Strategy 
(LHS).  
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28. The Proposal is considered consistent with numerous directions of the Planning 
Priorities within Council’s LSPS. Details on how the Proposal addresses the 
requirements of the LSPS are provided at Attachment 1. 
 

29. The Proposal is also considered to be consistent with Council’s LHS by delivering 
housing and employment services to meet the needs of the future community. 
Further details of how the Proposal demonstrates consistency with the LHS are 
provided at Attachment 1. 

 
30. The Minister for Planning has recently written to all councils and planning panels 

asking them to ‘prioritise the delivery of housing when assessing development 
applications and rezoning schemes, so that the entire planning system is geared 
to addressing the housing shortfall’. The Minister further asks that ‘...council 
teams prioritise the opportunity to deliver homes as part of merit considerations 
where, on balance, dwelling numbers may warrant a scale or built form that is 
different to or greater than the outcome originally anticipated’. This Proposal has 
been prioritised consistent with this request.  

 
SITE SPECIFIC MERIT ASSESSMENT 
 
31. The proposed land uses are permissible under the current zoning of the site and 

its redevelopment will provide increased housing supply and supporting retail 
facilities to serve the locality.  
 

32. The Proposal demonstrates site-specific merit given the site’s proximity to the 
Parramatta CBD, public transport, education and health facilities and public open 
space, making it a suitable location for increased density.  

 
Urban Design 

 
33. The applicant has submitted an Urban Design Report (prepared by DKO 

Architecture) (see Attachment 3) with the Planning Proposal. Council officers 
have reviewed the report and consider that the applicant’s concept design 
suitably addresses built form and height transition to the adjacent Heritage 
Conservation Area (HCA). Refer to Figure 9 showing the applicant’s concept 
design. Note that the surrounding development depicted as semi-transparent is 
speculative only and is based on what could potentially be achieved on these 
sites using the currently applicable planning controls. 
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Figure 9. Applicant’s concept design  

 
34. In response to concerns raised by Council officers relating to the potential 

impacts of the proposed development on the HCA and the lower scale 
development to the west, design controls have been incorporated into the 
SSDCP addressing setback requirements for both ground floor podium and the 
upper levels; the distribution of stepped building heights across the site including 
location of tower elements; landscaping and deep soil zones; and building 
separation. As a result, it is considered that an appropriate outcome can be 
achieved on the site that responds to the surrounding context.   
 

35. The PLEP 2023 Height of Buildings map (Figure 6) is proposed to be amended 
to apply specific height controls across the site to ensure that the height 
distribution eventuates as required and envisaged. A height map in storeys has 
also been prepared and included in the SSDCP (Figure 10). 
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Figure 10. Proposed SSDCP height map 

 
36. The two tower elements of 22 storeys and 14 storeys are to be located in the 

core of the site away from the O’Connell Street frontage to provide a height 
transition to the surrounding development and reduce any potential negative 
visual impacts on the surrounding area and nearby HCA.  
 

37. The opportunity of providing a publicly accessible through-site link between 
O’Connell Street and Fleet Street (Figure 10) will align with Harold Street and is 
to be at least 12m wide. On the development of the land to the west, thus 
providing the connection to Fleet Street, this will improve site permeability not 
only for future residents of the development but residents and pedestrians of the 
area in general.  
 

Heritage 
 
38. The subject site is the former North Parramatta Infants School, which was not a 

heritage listed item and has since been demolished. Therefore, the site has no 
heritage significance. However, the site is located adjacent to and west of the 
North Parramatta HCA (Figure 2). 
 

39. Despite some redevelopment, primarily in the 1960s comprising three-storey 
walk-up apartment buildings, the HCA contains 46% of the dwellings that existed 
within the area in 1895 and therefore is considered an area that requires 
protection. 
 

40. A Heritage Assessment prepared by Paul Davies Architects and Heritage 
Consultants has been provided in support of the Planning Proposal (Attachment 
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4). The Heritage Assessment presents an analysis of the impact of the 
development on the North Parramatta HCA and heritage items.  
 

41. Overall, the assessment supports the Planning Proposal and acknowledges that 
the design of the proposed development should respond to the HCA and 
establish a relationship across O’Connell Street that is an appropriate scale. 
 

42. The assessment states that the proposed concept design has been developed 
to demonstrate that a good built form can be achieved on the site that relates 
both to the HCA to the east and to the heritage items further west. The 
assessment notes that in relation to the HCA, the street separation that O’Connell 
Street provides, provides an opportunity to establish a viable urban form of larger 
scale on the subject site.  
 

43. Council’s Heritage Advisor has raised concern with the potential negative impact 
on the existing character of the HCA, specifically the proposed tower creating a 
strong contrast with the existing low and medium density residential development 
surrounding the site. 
 

44. In response to the concerns, controls have been included in the SSDCP primarily 
relating to building design, setbacks, landscaping and building heights to manage 
the scale of development. The increased setbacks on the site create greater 
separation between the proposed development and the HCA and establish a 
street wall height that, although higher and denser than the built form within the 
HCA, will also aim to reduce the perception of density. The height of the tower is 
not considered likely to have a negative impact on the HCA as its height will not 
be perceived from ground level due to the use of podiums.  

 
45. Further, the assessment notes that the intent of a HCA is to capture the heritage 

values of a streetscape from within the HCA and to ensure new development 
within the HCA is sympathetic to the existing character and achieve consistency 
in the streetscape. For new development near a HCA, the intent is to create a 
clear distinction between the new and existing development rather than dictate 
the built form. The proposed redevelopment provides a clear transition between 
the HCA and non-HCA areas through the use of setbacks, street wall heights, 
landscaping and materials as included in the SSDCP controls.  
 

46. The initial Planning Proposal was referred to Council’s Heritage Advisory 
Committee on 2 May 2023. The Committee agreed not to support the Planning 
Proposal due to proximity to and impact on the HCA and at the time, considered 
premature due to the North Parramatta Place Strategy having not yet been 
finalised.  
 

47. The revised Planning Proposal will be considered by the Heritage Advisory 
Committee at its 6 June 2024 meeting. Council officers consider the revised 
proposal and the associated Heritage Statement identify how the Committee’s 
earlier expressed concerns can be addressed.  

 
48. Despite the heritage constraints and concerns, it is considered that 

redevelopment as proposed under the Planning Proposal can be achieved in a 
manner sensitive to the surrounding context. The SSDCP, which will amend the 
PNUT DCP, will incorporate appropriate development controls to ensure that 
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redevelopment does not result in an inappropriate outcome for the site and 
surrounding existing development.  
 

49. The site is not within the area of high sensitivity to the World Heritage Listed Old 
Government House and Domain precinct. 
 

Open Space 
 
50. Council’s Parks and Open Space team has reviewed the Planning Proposal and 

notes that the subject site is located close to significant existing public open 
spaces Belmore Park and Parramatta Park, and future new parkland to be 
provided within the broader PNUT precinct. Nonetheless, the potential of 
approximately 770 new residents (2.1 people per household) in total (an increase 
of approximately 266 residents above what could potentially be achieved under 
the current controls) should the Proposal proceed will place increased demand 
on the use of these open space areas.  
 

51. Although the proposed development incorporates new communal open spaces, 
principally the adjoining through-site link and atop the podiums, these have 
limited recreational capacity and future residents will rely on the nearby public 
open spaces to meet their recreational needs. As a result, the applicant proposes 
to make a contribution towards Council’s proposed upgrade of Belmore Park as 
part of an associated Planning Agreement. Details of the draft Planning 
Agreement are provided later in this report. 

 
Traffic and Transport 
 
52. Council’s Traffic and Transport Planning teams undertook a detailed review of 

the Planning Proposal and supporting Traffic Impact Assessment (TIA) prepared 
by Traffix (Attachment 5). No objection has been raised to the Proposal on traffic 
and transport grounds noting that the subject site is within proximity to light rail, 
bus services and heavy rail.  
 

53. The TIA should be updated prior to public exhibition to address the following: 
i. Update the trip generation data including revalidation of the AM trip rate per 

hours (via surveys or advice from TfNSW). 
ii. Recalibration of traffic modelling and future model year assessment. 
iii. Provide a Green Travel Plan.  
iv. Review car and truck access to ensure all vehicle movements are via Albert 

Street. 
 
54. All site-specific parking rates and traffic-related requirements will be contained 

within the SSDCP. 
 
Landscape and Arboricultural  
 
55. A Landscape Report prepared by Site Image Landscape Architects has been 

provided in support of the Planning Proposal (Attachment 6). The Landscape 
Report shows the proposed outdoor recreational grounds and open space to be 
provided.  
 

56. An Arboricultural Impact Assessment prepared by McArdle Arboricultural 
Consultancy has been provided in support of the Planning Proposal 
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(Attachment 7) to assess tree health and retention value and to evaluate the 
potential impacts on trees by the proposed development. The assessment 
recommends the retention of several existing trees and replacement of tree 
removals with new trees. 
 

57. Relevant controls have been incorporated into the SSDCP to ensure the 
provision of deep soil zones, retention of existing mature trees especially those 
of ‘high retention value’, and appropriate tree planting is undertaken on the site 
should the Planning Proposal proceed. This will be addressed in detail at the 
development applicant stage. 

 
Flooding and Stormwater 
 
58. A Flood Impact Assessment (FIA) letter prepared by Telford Civil has been 

provided in support of the Planning Proposal (Attachment 8). The FIA shows 
the potential flood impact on the development. Overall, the assessment 
concludes the proposed development will not impose any additional risks to the 
occupants or neighbouring properties as it will cause no loss in flood storage or 
water diversion up to the PMF storm event. It notes that the proposed 
development complies with Council’s requirements and therefore provision of a 
flood impact and risk assessment report is not required. 

 
59. Council’s Catchment and Development Engineer notes that the site is not subject 

to the 1% AEP or PMF (Figure 11), however may be affected by overland flow. 
The applicant should therefore update the Stormwater Management Plan as 
follows: 

• Remove references to PLEP 2011 and Council’s Development 
Engineering Guidelines and respond instead to the requirement of PDCP 
2023. 

• Show that the development will not have adverse flooding impacts on 
adjoining sites. 

• Show that the total stormwater discharge is 10% less than pre-
development. 

• Show maximum site permeability and minimum impermeability. 

• Demonstrate that the deep soil zones are maximised. 

• Demonstrate that landscaped areas will be used to manage runoff and 
treat it to achieve water quality objectives as per PDCP 2023. 

• Demonstrate that rainwater will be captured and used on-site as a 
substitute water supply. 

 
60. Council’s Catchment and Development Engineer considers that this information 

can be provided prior to exhibition and should not prevent the Proposal from 
proceeding to Gateway determination. 
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Figure 11. 1% AEP and PMF flooding 

 
 
Economic Development  
 
61. A Retail Needs Assessment and Impact Test prepared by Macroplan has been 

provided to support the Planning Proposal (Attachment 9). The Retail Needs 
Assessment is an evaluation of the scale and mix of retail uses considered 
suitable for a proposed supermarket anchored neighbourhood centre at the 
subject site. It also provides an overview of the types of non-retail uses 
considered supportable. From an impact perspective, the assessment concludes 
that the estimated trading impacts arising from the development of retail 
provision on other centres in the surrounding area are likely to be minor and are 
unlikely to threaten their viability. 
 

62. Moreover, additional retail and commercial facilities on-site will benefit existing 
and future local residents and enable greater street activation that a standalone 
residential development. Council’s Economic Strategy team has reviewed the 
report and support the provision of local retail and commercial uses outside of 
the Parramatta CBD to service the growing local populations. The proposed 
provision of non-residential floor space (1,483sqm) is also supported.  

 
Noise Impact 
 
63. A Noise Impact Assessment prepared by Pulse White Noise Acoustics has been 

provided in support of the Planning Proposal (Attachment 10). The Noise Impact 
Assessment examines the potential surrounding environmental noise intrusion 
impacts from the development and noise emissions on nearby receivers. Overall, 
the assessment concluded the proposed development would be acceptable from 
an acoustic perspective.  
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64. Council’s Environmental Health Compliance team has reviewed the report and 
determined the increase in building height and particularly the inclusion of a 
childcare centre will likely result in an increase in local ambient noise levels and 
may pose nuisance issues if not managed appropriately. It is considered 
however that these issues can be addressed through appropriate measures at 
the DA stage.  

 
Contamination 
 
65. A Detailed Site Investigation was prepared by EI Australia has been provided in 

support of the Planning Proposal (Attachment 11). The Detailed Site 
Investigation is an assessment of potential and degree of site contamination and 
recommend suitability of the site for the future land use. No change to the existing 
MU1 Mixed Use zone is proposed as part of this Proposal and overall, the 
investigation concludes the site can be made suitable for mixed-use 
development.  
 

66. Council’s Environmental Health Compliance team reviewed the report and 
consider that the site could be rendered suitable for the proposed uses under the 
Planning Proposal provided the recommendations of the Detailed Site 
Investigation are adopted and undertaken at DA stage. 

 
SITE-SPECIFIC DEVELOPMENT CONTROL PLAN 
 
67. This site is within the PNUT precinct and is subject to part 8.2.2 Parramatta North 

Urban Transformation Precinct within PDCP 2023. It is proposed that this part be 
amended to include controls specifically for this site to address the site’s 
characteristics and ensure an appropriate development outcome is achieved on 
the site. Should there be a discrepancy between the general PNUT and PDCP 
2023 controls and those specific to this site, the site-specific controls will prevail.  
 

68. The SSDCP (Attachment 2) includes controls relating to the following aspects: 

• Built form and massing. 

• Building heights. 

• Setbacks. 

• Building separation. 

• Building design.  

• Ground floor and active frontages. 

• Access and parking. 

• Materials. 

• Apartment Design Quality. 

• Public Domain. 

• Communal open space. 

• Landscaping. 
 
69. It is intended that the SSDCP will be placed on public exhibition concurrently with 

the Planning Proposal and Planning Agreement. 
 
PLANNING AGREEMENT 
 
70. A Planning Agreement Letter of Offer (Attachment 12) has been submitted by 

the applicant proposing to deliver public benefits and infrastructure to help 
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support the community needs generated by the additional density of 
development proposed on the site under the Planning Proposal.  
 

71. The following items are included in the applicant’s Letter of Offer: 
i. 4 x 1 bedroom and 1 x 2 bedroom Affordable Rental Housing (ARH) 

apartments dedicated to Council in perpetuity.  
ii. A $250,000 monetary contribution towards Council’s planned upgrades 

to Belmore Park. 
iii. An easement for the land subject to the proposed through-site link (no 

ascribed value). 
 

72. Council officers support the provision and dedication of the proposed ARH 
dwellings which is in accordance with the requirements of Council’s Affordable 
Housing Action Plan and draft Affordable Rental Housing Policy. The contribution 
towards the Council’s currently planned Belmore Park upgrades is also 
supported. The proposed monetary contribution towards the Belmore Park 
upgrades will assist in delivering the Stage 2 works identified in the park’s 
masterplan, for which funds have not yet been allocated. 
 

73. The Proposal will be subject to Section 7.11 / 7.12 development contributions in 
accordance with Council’s Outside CBD Development Contributions Plan (2021), 
in addition to the Planning Agreement. 
 

74. It is proposed that a Planning Agreement be drafted based on the applicant’s 
Letter of Offer and exhibited concurrently with the Planning Proposal and DCP 
amendments.  
 

PLAN MAKING DELEGATIONS 
 
75. New delegations were announced by the then Minister for Planning and 

Infrastructure in October 2012, allowing councils to make LEPs of local 
significance. On 26 November 2012, Council resolved to accept the delegation 
for plan-making functions. Council has resolved that these functions be 
delegated to the CEO.  
 

76. It is recommended that Council request that delegation be granted to the CEO 
by the Department on this occasion. When a council is not granted plan-making 
delegations then DPE is responsible for liaising with Parliamentary Counsel to 
finalise the LEP amendment should it be adopted by Council for completion post-
exhibition.  
 

FINANCIAL IMPLICATIONS FOR COUNCIL 
 

77. Should Council resolve to proceed with the Planning Proposal, the financial 
implications for Council include costs associated with the exhibition process, 
which include advertising and landowner notification by mail out. These costs will 
be funded from the City Planning and Design budget.  
 

78. The applicant has paid the relevant fee to cover the cost of preparing the DCP 
amendment and it is not anticipated that costs will be incurred by Council. 
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79. As per Council’s Planning Agreement Policy (2018), the costs of undertaking the 
legal drafting of the Planning Agreement will be paid by Council and recouped 
from the applicant.  
 

 
 
CONCLUSION  
 
80. Council officers have assessed the Planning Proposal and consider that the 

Planning Proposal has strategic and site-specific merit and should proceed to a 
Gateway determination.  

 
NEXT STEPS 

 
81. It is recommended the Parramatta Local Planning Panel support the Council 

Officer recommendation that the Planning Proposal (Attachment 1) be 
supported for the purposes of seeking a Gateway Determination.  
 

82. Following the Parramatta Local Planning Panel’s consideration of the 
recommendations of this report, the matter will be reported to an upcoming 
Council meeting along with the Panel’s advice.  

 
 
Amberley Moore 
Senior Project Officer 
 
Carmel O'Connor 
Team Leader Land Use Planning 
 
David Birds 
Group Manager, Major Projects and Precincts 
 
Jennifer Concato 
Executive Director City Planning and Design 
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PLANNING PROPOSAL 

ITEM NUMBER 6.2 

SUBJECT Gateway Request - Parramatta CBD Supplementary Matters 
Planning Proposal 

REFERENCE F2023/00276 - N/A 

APPLICANT/S City of Parramatta Council 

OWNERS Multiple landowners 

REPORT OF Senior Project Officer  
 
PURPOSE 
 
To seek the Local Planning Panel advice on the Parramatta CBD Supplementary 
Matters Planning Proposal for land in the Parramatta City Centre for the purposes of 
seeking a Gateway Determination from the Department of Planning, Housing and 
Infrastructure (DPHI). 
 
RECOMMENDATION 
 
That the Parramatta Local Planning Panel (the Panel) consider the following Council 
Officer recommendation in its advice to Council: 
 
(a) That Council approve the recommended pathways for resolving the outstanding 

“Orange Matters” arising from the exhibition of the Parramatta CBD Planning 

Proposal, as detailed in the table at Attachment 1. 

(b) That Council approve the Parramatta CBD Supplementary Matters Planning 

Proposal at Attachment 2 for the purpose of seeking a Gateway Determination 

from the Department of Planning, Housing and Infrastructure. 

(c) That Council advise the Department of Planning, Housing and Infrastructure 

that the CEO will be seeking to exercise its plan-making delegations for this 

Planning Proposal, as authorised by Council on 26 November 2012. 

(d) That Council delegates authority to the CEO to correct any minor anomalies of 

a non-policy and administrative nature that arise during the plan-making 

process. 

(e) That Council resolve to prepare a separate strategic precinct planning proposal 

for the Westfield site at 142 and 171 Church Street, Parramatta, given its 

strategic significance to the Parramatta CBD, and that Council officers prepare 

further urban design, land use and economic analysis to inform the policy 

framework for this planning proposal. 
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PLANNING PROPOSAL TIMELINE 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
BACKGROUND 
 
1. Council finalised the Parramatta CBD Planning Proposal, which established a 

new planning framework for the Parramatta CBD, including new zoning, FSR, 

height and associated planning controls. The Parramatta CBD Planning Proposal 

was the result of extensive technical studies and community and stakeholder 

consultation over many years. The Parramatta CBD Planning Proposal was 

finalised as Parramatta LEP 2011 (Amendment No 56), which was published on 

6 May 2022 and came into effect on 14 October 2022. 

 
2. During the exhibition period of the Parramatta CBD Planning Proposal, Council 

received submissions from landholders and other stakeholders seeking changes 

to controls for certain land within the Parramatta CBD. At its meeting of 15 June 

2021, Council endorsed the final Parramatta CBD Planning Proposal with minor 

post exhibition changes and resolved to further investigate some matters raised 

from the submissions through a separate planning proposal process referred to 

in the Report as Decision Pathway 3 – Orange Matters. A list of the ‘Orange 

Matters’, as endorsed by Council 15 June 2021, is summarised in Attachment 

1 to this report. 

 
3. The “Orange Matters” are generally outstanding matters remaining from the 

exhibition of Parramatta CBD Planning Proposal, that: 

(a) were generally consistent with Council’s policy framework for the CBD, 

but were more significant changes, and if integrated into the Parramatta 

CBD Planning Proposal in the immediate post-exhibition period would 

have triggered re-exhibition of the Parramatta CBD Planning Proposal at 

that time; and/or  

(b) had some merit on preliminary review, but required further investigation to 

confirm whether they should be progressed. 
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FURTHER INVESTIGATION 
 
4. In responding to the “Orange Matters” as resolved by Council on 15 June 2021, 

Council officers have undertaken further investigations, including: 

(a) evaluation of the nature and extent of requested changes from relevant 

submissions that resulted in the formation of the “Orange Matters”;  

(b) assessment on the relevance of each “Orange Matter” against endorsed 

planning policy changes that have occurred at both the State and local 

level since Council’s resolution on 15 June 2021 (now almost 3 years 

ago); 

(c) assessment of planning merits for certain “Orange Matters” against 
relevant strategic planning policies and directions; and 

(d) undertaking further urban design, land use planning and environmental 
sustainability analysis to inform suitable urban planning outcomes. 

 
5. Following the completion of further investigations, Council officers have 

recommended two pathways, including justification, to address each of the 

“Orange Matters”. These are articulated in detail at Attachment 1. In summary, 

the two pathways include the following: 

(a) matters that have strategic merit and are recommended to progress as a 

part of the Parramatta CBD Supplementary Matters Planning Proposal 

(provided at Attachment 2); 

(b) matters that are recommended to not proceed as a part of the Parramatta 
CBD Supplementary Matters Planning Proposal as they have since been 
resolved or superseded by another planning project or not considered to 
have adequate planning merit, or alternatively require significantly more 
analysis and are therefore recommended to proceed as a separate 
strategic precinct planning proposal. 

 
PLANNING PROPOSAL 
 
Overview 
 
6. As outlined above, the Planning Proposal contained at Attachment 2 to this 

report includes “Orange Matters” that are recommended by Council officers to 

progress to amend the Parramatta LEP 2023. In addition to addressing certain 

“Orange Matters”, this Planning Proposal also makes an update to the BASIX 

points exceedance targets in clause 7.25(3)(c)(ii) of the Parramatta LEP 2023 

(this is discussed in further detail in the table below). 

 
7. This Planning Proposal has been prepared consistent with Council’s endorsed 

position on 15 June 2021 in relation to the “Orange Matters” (refer to Attachment 

1) and sections 3.31 & 3.33 of the Environmental Planning and Assessment Act 

1979 (the EPA Act). This Planning Proposal explains the intent and justification 
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for the amendments to Parramatta LEP 2023. The proposed amendments by this 

Planning Proposal include: 

(a) rezoning of some land; 

(b) extending the application of Area B of the Special Provisions Area Map to 

the rezoned land so that clause 7.28 (Additional floor space ratio for office 

premises) also applies; 

(c) amendment to the land reservation acquisition area of some land; 

(d) additional permitted use for the Parramatta CBD area; and 

(e) amendment to some local provisions (i.e. car parking rates and high 

performing building design) applicable to the Parramatta CBD area. 

 
8. The Planning Proposal is collectively referred as the ‘Parramatta CBD 

Supplementary Matters Planning Proposal’ and generally applies to the 

Parramatta City Centre and specific land within the Parramatta City Centre, as 

described in column 1 of Table 1 below.  

Summary of Proposed Changes 
 
9. Table 1 below provides a summary of the changes proposed under the Planning 

Proposal contained at Attachment 2.  

Table 1 – Summary of changes proposed under the Planning Proposal 

Site / Matter Proposed Change(s) Summary Justification 

Land Reservation Acquisition 
(LRA) Map Notations: 
a. 328 Church Street, 

Parramatta (proposed 
lane); 

b. Marsden Lane, being part 
of 215 Church Street, 
Parramatta;  

c. Firehorse Lane, being 
part of 3 Fitzwilliam 
Street, and 25 Wentworth 
Street, Parramatta;  

d. Woodhouse Lane, being 
part of 21 Wentworth 
Street, Parramatta; 

e. Charles Street/Hassall 
Street Intersection, being 
part of 2 Charles Street, 
Parramatta; and 

f. Parkes Street widening, 
being part of 24 Parkes 
Street, Harris Park. 

 
Orange Matter Initiator: 
 
The LRA Map change in 
relation to 328 Church Street, 
Parramatta is in response to a 
landowner submission. The 
other proposed LRA Map 
amendments are in response 
to the findings of the 

 
 

a. Deletion of entire LRA. 
 
 

b. Deletion of entire LRA. 
 
 
c. Partial deletion of LRA. 
 
 
 
d. Insertion of new splay 

corner LRA notation. 
 
e. Insertion of new road 

widening/splay corner 
LRA notation. 

 
f. Insertion of new road 

widening LRA notation. 

The proposed LRA 
amendments are in response 
to the findings of the 
Parramatta Integrated 
Transport Plan (ITP) and 
updated urban design analysis, 
and they also minimise the 
financial implications for 
Council (ie. Overall, the 
proposed LRA removal area is 
significantly larger than the 
proposed new additions). The 
changes will improve safety, 
promote active transportation, 
and facilitate better traffic 
circulation and movement 
throughout the Parramatta 
CBD. 
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Parramatta CBD Integrated 
Transport Plan (ITP). 
 
Note: The submitter requested 
the changes that are 
recommended in the Planning 
Proposal. The other changes 
included in the Planning 
Proposal are consistent with 
relevant recommendations in 
the ITP.  
 

Walker Corporation 
Landholdings - 10-12 Darcy 
Street, Parramatta, also known 
as 4 & 6 & 8 Parramatta 
Square 
 
Orange Matter Initiator: 
 
Landowner submission to 
Parramatta CBD Planning 
Proposal. 
 
Note: The submitter requested 
the changes that are 
recommended in the Planning 
Proposal.  
 

Rezone from MU1 Mixed Use 
zone to E2 Commercial Centre 
zone. Extend application of 
Area B of the Special 
Provisions Area Map to the 
rezoned land so that clause 
7.28 (Additional floor space 
ratio for office premises) 
applies. 

E2 Commercial Centre zone 
aligns with the current 
significant office tower 
development on site, and will 
enable consistency with the 
zoning and application of 
clause 7.28 to the other office 
towers at Parramatta Square. 
 
Expansion of the commercial 
core is supported by a study, 
being the Achieving A-Grade 
Office Space in the Parramatta 
CBD Economic Review (Urbis 
2019) 

High Performing Building 
Design – Clause 7.25 Update 
(applicable to residential 
development) 
 
Orange Matter Initiator: 
 
These updates are not a result 
of an “Orange Matter”. Rather, 
the updates are needed as the 
BASIX system has been 
revised through the 
introduction and 
commencement of State 
Environmental Planning Policy 
(Sustainable Buildings) 2022 in 
October 2023. 
 

Updates the BASIX Energy 
exceedance targets as 
specified in clause 
7.25(3)(c)(ii), so that for 
buildings with an FSR ranging 
from 6:1 to 16:1, developers 
would need to exceed BASIX 
standards by the following 
BASIX points in order to utilise 
the 5% FSR bonus: 
• 5-15 Storeys – 25 points 
• 16-30 storeys – 20 points 
• 31-40 storeys – 15 points 
• 41 or more storeys – 15 

points 

Updates are needed as the 
BASIX system has been 
revised through the 
introduction and 
commencement of State 
Environmental Planning Policy 
(Sustainable Buildings) 2022 in 
October 2023. 
 
Updates are supported by a 
study, being the Parramatta 
High Performance Building 
Study Review (Kinesis, 
November 2023). 

Additional land use 
permissibility – E2 Commercial 
Centre zone – Water recycling 
facilities 
 
Orange Matter Initiator: 
 
Parramatta River Catchment 
Group submission to 
Parramatta CBD Planning 
Proposal. 
 
Note: The submitter’s 
requested change relating to 
‘water recycling facilities’ 
permissibility has been 
recommended in the Planning 

Add ‘water recycling facility’ as 
a permissible use with consent 
in the E2 Commercial Centre 
zone. 

Will enable consistency 
between the MU1 Mixed Use 
zone and E2 Commercial 
Centre zone in the Parramatta 
CBD, noting that ‘water 
recycling facilities’ are currently 
permissible in MU1, but 
prohibited in E2. Further, this 
will also enable better 
alignment with clause 7.24 
(Dual water systems). This 
change will enable maximum 
flexibility for recycled water 
systems, thereby improving 
environmental and 
sustainability outcomes.  
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Proposal. The submitter’s 
requested change relating to 
‘water supply systems’ 
permissibility has not been 
recommended in the Planning 
Proposal. 
 

Maximum Residential Car 
Parking Rate for certain land at 
North Parramatta (being the 
part of the Parramatta CBD 
north of Victoria Road) 
 
Orange Matter Initiator: 
 
The proposed changes to the 
car parking rates are in 
response to the findings of the 
Parramatta CBD Integrated 
Transport Plan (ITP). It is also 
noted that the car parking rates 
issue was raised in various 
submissions to the Parramatta 
CBD Planning Proposal, 
including from a landowner in 
the North Parramatta area of 
the CBD seeking to redevelop 
their site, Property Council of 
Australia, and also Transport 
for NSW. 
 
Note: The recommended 
changes in this Planning 
Proposal seeking to introduce 
Category A and B parking 
rates are consistent with the 
recommendations of the ITP 
and address the issues raised 
in the submissions received 
that relate to this matter. 
 
 
 
 

Introduce a new Land Use and 
Transport Integration (LUTI) 
Map, which will identify 
Category A and B residential 
car-parking rate areas (refer to 
Figure 5 of Attachment 1). 
 
Category A will retain the 
current more restrictive 
maximum car parking rates, 
whereas Category B will 
introduce less restrictive 
maximum rates in the area of 
the Parramatta CBD north of 
Victoria Road. 
 
Amend the table in clause 7.17 
to show the existing car 
parking rates for “Residential 
flat buildings, dual occupancies 
and multi dwelling housing” will 
apply to land shown as 
‘Category A’ on the LUTI Map. 
Further, add a new Land Use 
type in the table for 
“Residential flat buildings, dual 
occupancies and multi dwelling 
housing – Category B land” (as 
shown on the LUTI Map), with 
the following rates: 
 
“The sum of the following— 
Resident spaces: 

(a) 0.2 space for each studio 
dwelling 

(b) 0.4 space for each dwelling 
containing 1 bedroom  

(c) 0.8 space for each dwelling 
containing 2 bedrooms  

(d) 1.1 spaces for each dwelling 
with 3 or more bedrooms 

Visitor spaces (calculated 
cumulatively): 

(e) 0.167 space for each 
dwelling up to 30 dwellings 

(f) 0.1 space for each dwelling 
more than 30 and up to 70 
dwellings  

(g) 0.05 space for each dwelling 
more than 70 dwellings” 

 

Changes will retain the current 
more restrictive maximum car 
parking rates for residential 
development on land to be 
referred to as Category A 
which has good access to 
heavy rail and metro stations. 
 
Less restrictive maximum car 
parking rates will apply to land 
referred to as Category B on 
land in the Parramatta CBD 
north of Victoria Road, as this 
land is located well away from 
heavy rail and metro stations. 
 
The new car parking 
framework is based on the 
recommendations of the 
Parramatta CBD Integrated 
Transport Plan (ITP). 
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STRATEGIC PRECINCT PLANNING PROPOSAL – PARRAMATTA WESTFIELD 
SITE 
 
10. The Parramatta Westfield landholdings is situated at 142 and 171 Church 

Street, Parramatta, consisting of multiple blocks extending along Argyle Street, 

Aird Street, Marsden Street, Campbell Street, Fitzwilliam Street and Church 

Street – refer to Figure 1 below. The site is the single largest private land 

holding in the Parramatta CBD, measuring 6.43 ha in land area. In comparison, 

this is larger than Parramatta Square (including public domain) at about 2.84 

ha, the Powerhouse Museum site at about 1.81 ha, and the Parramatta Metro 

site at about 1.76 ha, combined.   

 

 
 
Figure 1 – Parramatta Westfield landholdings 

 
11. Under the Parramatta CBD Planning Proposal (‘CBD PP'), the site was 

proposed to be rezoned from B4 Mixed Use (now referred to as MU1 Mixed 
Use) to B3 Commercial Core (now referred to as E2 Commercial Centre). 
Under the CBD PP, it was also proposed to significantly increase heights and 
FSRs across the site, which would have resulted in a significant increase in 
density. Council officer’s calculations indicate that under the CBD PP, additional 
GFA of 323,233sqm would have been permitted under the proposed FSR 
changes, which is a significant increase in floorspace capacity, being the 
equivalent of around 14 Sydney Water towers. 
 

12. During the exhibition of the CBD PP, the landowner objected to the proposed 

rezoning. The primary basis for their objection at the time was the loss of 

flexibility in land uses offered by the proposed zone. Council consequently 

resolved to not progress the controls proposed under the CBD PP, and to 

undertake further investigations as a “orange matter”. Council officers have 

further investigated this matter, which has included reviewing the previous 

urban design and economic studies undertaken as a part of the CBD PP that 

relate to this site, and also reviewing the draft zoning, height and FSR controls 

as exhibited for this site under the CBD PP.  
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13. In relation to the issue of land use flexibility, it is noted that the primary 

difference between the current MU1 Mixed Use zone and a proposed E2 
Commercial Centre zone is the permissibility of residential development, noting 
that residential is permissible in the MU1 zone, but prohibited in the E2 zone. 
Aside from this, the E2 zone offers a flexible range of land uses to support a 
centre, and all typical centre-based land uses that are permissible in the MU1 
zone are also permissible in the E2 zone. Notwithstanding the prohibition of 
residential in the E2 zone under Parramatta LEP 2023, it is noted that State 
Environmental Planning Policy (Housing) 2021 (‘the Housing SEPP’) does offer 
build-to-rent housing as a permissible use in this zone, although acknowledging 
this cannot be subdivided and individually sold off. 
 

14. Following these further investigations, Council officers are of the view that 
further analysis is needed to appropriately determine the future planning policy 
framework for this highly significant site. This further analysis needs to consider 
at least the following:  
 

a. Land Economics – The impacts of the COVID pandemic on both the 

office and retail market are continuing to evolve and will impact the future 

for this site. Further economic analysis is needed to help inform the 

policy framework for this significant site.    

b. Land Use and Urban Design – Given its strategic location near the 
Parramatta Transport Interchange and Parramatta Square, and also its 
large size, this site has significant potential in providing for future 
employment generation for the Parramatta CBD, in particular in large 
floor plate commercial office towers to match those of Parramatta 
Square.  Further analysis is needed to determine the appropriate 
scale/type of residential development that would be suitable for the site, 
including site location considerations, so that strategic commercial and 
residential land use objectives can be properly balanced and managed. 

 
15. In light of the above considerations, associated site complexities, and the 

significance of this large site in the Parramatta CBD, Council officers 
recommend not progressing this matter as a part of this planning proposal, and 
rather that Council commence preliminary work on a separate strategic precinct 
planning proposal specifically for the Westfield site, given its strategic 
importance, and also to allow more time where these issues can be further 
investigated. 

 
PLANNING PROPOSAL ASSESSMENT 

Strategic Merits  

16. This Planning Proposal is consistent with the relevant Parramatta CBD planning 
framework. Further, it is noted that this Planning Proposal is supported by 
following technical studies, which were prepared to support the Parramatta CBD 
Planning Proposal:  
(a) Parramatta CBD Integrated Transport Plan (2021) (refer to Appendix 4 of 

the Planning Proposal at Attachment 2); 
(b) Achieving A-Grade Office Space in the Parramatta CBD Economic Review 

(Urbis, 2019) (“the Urbis study”) (refer to Appendix 2 of the Planning 
Proposal at Attachment 2);  
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(c) Update of Parramatta Floodplain Risk Management Plans (Molino Stewart 
2021) (refer to Appendix 5 of the Planning Proposal at Attachment 2). 

 
17. Further, the Parramatta CBD High Performance Building Study Review (Kinesis, 

2023) (refer to Appendix 3 of the Planning Proposal at Attachment 2) has also 
been prepared in support of this Planning Proposal in relation to the proposed 
updates to the BASIX exceedance targets in clause 7.25(3)(c)(ii) of the 
Parramatta LEP 2023. 

 
18. Despite the Urbis study being completed prior to COVID and the pandemic’s 

associated impacts on the office market, which continue to evolve, its 
recommendation to expand the CBD’s commercial core to include the Walker 
landholdings at Parramatta Square is still considered valid given the significant 
commercial office towers that have since been completed at Parramatta Square. 
The rezoning of this land would also ensure consistency with the E2 Commercial 
Centre zoning of the other office towers at Parramatta Square, including the NAB 
Tower, Western Sydney University Tower, and the Sydney Water Tower. 
 

19. The Planning Proposal demonstrates general consistency against relevant State 
Planning Policies and Ministerial Directions. It aligns with relevant planning 
priorities of the Greater Sydney Region Plan, the Central City District Plan, Local 
Strategic Planning Statement, Local Housing Strategy, Parramatta CBD 
Planning Strategy, Community Infrastructure Strategy, and Parramatta 2038 
Community Strategic Plan. Further assessment of the strategic merits is provided 
at Part 3 of the Planning Proposal at Attachment 2.  

 
Key Planning Considerations   

 
Urban Design/Built Form and Economic Outcomes 
 

20. The urban design/built form and economic considerations of the proposed 
changes under the Planning Proposal are summarised in Table 2 below.  

 
Table 2 – Urban design/built form and economic considerations of the proposed changes 

Proposed change Urban Design/Built form & Economic considerations 

Expansion of the E2 
Commercial Centre zone and 
application of clause 7.28 
(Additional FSR for office 
premises) over the Walker 
landholdings at Parramatta 
Square. 

Expansion of the E2 Commercial Centre zone over the Walker 
Corporation Landholdings at Parramatta Square will allow for 
intensification of commercial and business uses on this land, 
which is centrally located close to the Parramatta Transport 
Interchange. The existing newly constructed commercial office 
towers at Parramatta Square are consistent with the proposed 
zoning. Expansion of the E2 Commercial Centre zone is also 
consistent with the recommendations of the Achieving A-Grade 
Office Space in the Parramatta CBD Economic Review (Urbis, 
2019). 
 
Clause 7.28 allows proponents to exceed the maximum 
permissible FSR, but only if this is to be used for office 
premises. Further, in order to utilise clause 7.28, the site must 
have an area of at least 1,800sqm and a development control 
plan must be prepared which must provide for a number of 
matters, including compatibility with desired future character, 
minimising impacts on view corridors, land suitability, heritage 
and streetscape constraints, bulk and massing, street frontage 
heights, environmental impacts, and the public domain. 
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These changes will reaffirm the significance of Parramatta 
Square as a major premium A-Grade office precinct as a part 
of the city’s commercial core and will generate jobs and 
business opportunities. 

 
Transport and Accessibility 
 

21. Consistent with the Parramatta Integrated Transport Plan (ITP), this Planning 
Proposal includes amendments to several existing and proposed laneways, 
splay corners and road widenings, as outlined in Table 1. The proposed changes 
are in response to recent developments and urban design analysis, and will 
improve safety, active transportation, better traffic circulation, and movement 
throughout the Parramatta CBD.   
  

22. The proposed new Category A and B parking policy framework for the 
Parramatta CBD (as outlined in Table 1) would serve as a driver to encourage a 
greater shift towards sustainable and active transport modes and investment in 
infrastructure that would support and facilitate the use of these modes, providing 
environmental, access and amenity benefits, which will be critical to the success 
of the city going forward. Enabling some more car parking spaces in Category B 
areas will provide improved car access for areas that are not well located close 
to heavy rail or metro stations. Further, it is noted that the proposed Category A 
and B parking policy framework is also consistent with the findings of the 
Parramatta ITP. 

  
Sustainability and Environment 

  
23. The Planning Proposal includes updates to the BASIX points exceedance targets 

in clause 7.25 (high performing building design) to ensure the incentive of 
providing high performing buildings in the Parramatta City Centre remains 
effective and up-to-date. This update would encourage high quality building 
design for efficient energy consumption and contribute to sustainable 
environmental outcomes. 

  
24. The Planning Proposal also proposes to include new land use permissibility for 

‘water recycling facilities’ in the E2 Commercial Centre zone. This is to allow 
flexible water management solutions for future development and encourage 
efficient water usage. Ensuring that ‘water recycling facilities’ are permissible in 
both the E2 Commercial Centre and MU1 Mixed Use zones across the entire 
Parramatta CBD area, and not just the MU1 zone (as is currently the case), will 
complement the requirements for dual water systems under clause 7.24, and will 
provide maximum flexibility for recycled water systems, thereby improving 
environmental and sustainability outcomes.  

 
Flooding   
 

25. Most land within the Parramatta CBD is flood affected. Developments within the 
Parramatta City Centre are regulated under clause 7.11 (Floodplain Risk 
Management) under the Parramatta LEP 2023 and other relevant flooding risk 
management plans and policies. The Planning Proposal is consistent with the 
relevant policy framework for the Parramatta CBD area, including clause 7.11 
(Floodplain Risk Management) of Parramatta LEP 2023 and the Update of 
Parramatta Floodplain Risk Management Plans (Molino Stewart 2021) (refer to 
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copy at Appendix 5 of the Planning Proposal at Attachment 2), which was 
prepared to support the Parramatta CBD Planning Proposal.  

  
26. This Planning Proposal does not seek amendments to any flooding controls 

applicable to the Parramatta CBD. The proposed increase in density envisaged 
through the expansion of the applicability of clause 7.28 (Additional floor space 
ratio for office premises) over the Walker landholdings (that is affected by the 
Probable Maximum Flood), is generally consistent with the overall density 
proposed under the exhibited Parramatta CBD Planning Proposal, which was 
supported by the Update of Parramatta Floodplain Risk Management Plans 
(Molino Stewart 2021). Therefore, continued application of clause 7.11 
(Floodplain risk management) is considered appropriate to address any flooding 
risks.  
 

27. Further details of above key planning considerations of the Planning Proposal 
are available at section 3.3.2 of the Planning Proposal at Attachment 2.  

 
PLAN MAKING DELEGATIONS 
 
28. Plan making delegations were announced by the then Minister for Planning and 

Infrastructure in October 2012 allowing councils to make LEPs of local 
significance. On 26 November 2012, Council resolved to accept the delegation 
for plan making functions, and for these functions be delegated to the Chief 
Executive Officer. 

 
29. It is recommended that Council request to the Department of Planning, Housing 

and Infrastructure to exercise its plan making delegations for this Planning 
Proposal. This means that after the Planning Proposal has received a Gateway 
Determination, complied with any conditions (including any requirements for 
public exhibition), Council officers can deal directly with the Parliamentary 
Counsel on the legal drafting and finalisation of the amendment to the LEP 
facilitated by this Planning Proposal. 

 
FINANCIAL IMPLICATIONS FOR COUNCIL 
  
30. Under this Planning Proposal, 79sqm of land is being added to the Land 

Reservation Acquisition Map, but 1,098sqm is being removed, resulting in a net 
reduction of 1,019sqm of land being identified for acquisition by Council (refer to 
Table 3). This significant net reduction in land acquisition area will result in an 
associated net reduction in Council’s financial liability in terms of acquisition 
costs, should the land not be secured through redevelopment opportunities. 

 
Table 3 – Land area changes to Land Reservation Acquisition Map under the Planning Proposal 

 
Site Additions (sqm) Retention (sqm) Deductions (sqm) 

2 Charles St, Parramatta (splay 
corner) 

40   

24 Parkes St, Harris Park (road 
taper) 

35   

Firehorse Lane, Parramatta (part 
removal) 

 71 473 

21 Wentworth St, Parramatta (splay 
corner) 

4   

215 Church St, Parramatta 
(Marsden Lane) 

  187 
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328 Church St, Parramatta (full 
removal) 

  438 

Totals 79 71 1,098 

 

 
CONCLUSION AND NEXT STEPS  
 
31. Council officers have recommended two pathways to address the ‘Orange 

Matters’ resolved by Council on 15 June 2021. These are articulated in detail at 
Attachment 1. In summary, the two pathways include the following: 
(a) matters that have strategic merit and are recommended to progress as a 

part of the Parramatta CBD Supplementary Matters Planning Proposal 

(provided at Attachment 2); 

(b) matters that are recommended to not proceed as a part of the Parramatta 

CBD Supplementary Matters Planning Proposal as they have since been 

superseded or resolved by another planning project or not considered to 

have adequate planning merit, or alternatively require significantly more 

analysis and are therefore recommended to proceed as a separate 

strategic precinct planning proposal. 

32. The Planning Proposal demonstrates both strategic and site-specific planning 
merits and is consistent with the Parramatta CBD planning policy framework, as 
established by the Parramatta CBD Planning Proposal. It is recommended the 
Planning Proposal be endorsed by Council and forwarded to the Department of 
Planning, Housing and Infrastructure for Gateway determination.   

 

33. Following the consideration of the report by the Panel, a report will be prepared 
to Council incorporating advice from the Panel seeking a resolution to endorse 
the recommended pathways to address the outstanding “Orange Matters” arising 
from the public exhibition of the Parramatta CBD Planning Proposal (as detailed 
in Attachment 1) and progress the Planning Proposal contained at Attachment 
2.   

 
34. Further to the above, Council officers are also recommending that Council 

prepare a separate strategic precinct planning proposal for the Westfield site 
given its strategic importance, and also to allow more time for further urban 
design, land use and economic analysis to be undertaken. 

 
 
Joyce Jiang 
Senior Project Officer 
 
Roy Laria 
Team Leader Land Use Planning 
 
Robert Cologna 
Group Manager, Strategic Land Use Planning 
 
Jennifer Concato 
Executive Director City Planning and Design 
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PLANNING PROPOSAL 

ITEM NUMBER 6.3 

SUBJECT Gateway Request - Planning Proposal for land at 53-61 
Rawson St, Epping 

REFERENCE RZ/3/2023 -   

APPLICANT/S Mecone 

OWNERS Canjs Pty Ltd 

REPORT OF Project Officer Land Use  
 
PURPOSE 
 
To seek the Local Planning Panel’s (LPP) advice on a Planning Proposal and draft 
Site Specific Development Control Plan (SSDCP) for land at 53-61 Rawson Street, 
Epping for the purposes of seeking a Gateway Determination from the Department of 
Planning, Housing and Infrastructure (DPHI). 
 
RECOMMENDATION 
 
The Local Planning Panel consider the following Council Officer’s recommendation 
in its advice to Council: 
 
a) That Council approve for the purposes of seeking a Gateway Determination 

from the Department of Planning, Housing and Infrastructure (DPHI), the 
Planning Proposal for land at 53-61 Rawson Street, Epping (Attachment 1) 
which seeks to amend the Parramatta Local Environmental Plan 2023 (PLEP 
2023) in relation to the subject site by: 

 
i. Introducing an additional local provision to allow an additional Floor Space 

Ratio (FSR) of 1.5:1 for commercial premises only (proposed mapping 
provided at Attachment 2). 

ii. Amending the height of buildings control from 48m (15 storeys) to part 103m 
RL (22m or 5 storeys), part 197m RL (112m or 33 storeys) and part 206m 
RL (122m or 36 storeys) (proposed mapping provided at Attachment 2). 

 
b) That Council request the DPHI to provide Council with the authorisation to 

exercise its plan-making delegations for this Planning Proposal. 
 

c) That Council authorise the CEO: 
i. To amend the Parramatta Development Control Plan (PDCP) in 

accordance with the draft Site-Specific Development Control Plan 
(SSDCP) (Attachment 3) to align with the Planning Proposal and to 
address the matters described in this report; and 

ii. If a Gateway Determination is issued by DPHI, to place the draft SSDCP 
on public exhibition concurrently with the Planning Proposal. 

 
d) That Council authorise the CEO to correct any minor anomalies of a non-policy 

and administrative nature that may arise during the plan-making process and 
finalisation of the documents. 
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PLANNING PROPOSAL TIMELINE 
 

  

SUMMARY  

1. This report seeks the advice of the LPP on a Planning Proposal and draft SSDCP 
for land at 53-61 Rawson Street, Epping for the purposes of seeking a Gateway 
Determination from DPHI. 
 

2. The role of the Epping Town Centre as a key commercial centre in accordance 
with the Parramatta Local Strategic Planning Statement has been significantly 
impacted by the introduction of extensive areas of high density residential 
redevelopment in recent years (as a result of planning controls introduced by the 
State Government in 2014) but very limited new commercial development. The 
Planning Proposal seeks to amend the PLEP 2023 to accommodate additional 
commercial uses by: 

 
i. Introducing a local provision to allow an additional 1.5:1 FSR for commercial 

premises only, in addition to the current FSR of 4.5:1 (total 6:1 FSR permitted) 
(Attachment 2). 

ii. Increasing the height of buildings control from 48m (15 storeys) to 122m (36 
storeys) (Attachment 2). 

 
3. The existing 4.5:1 FSR can accommodate a range of uses in the E1 Local Centre 

zone pursuant to the PLEP 2023, encouraging retail, business and community 
uses with some residential that contributes to a vibrant and active centre. The 
proposed additional 1.5:1 FSR can only be utilised for commercial premises 
(comprising business, office, or retail uses), which is consistent with Council’s 
strategies by seeking to increase commercial offerings within the Epping Town 
Centre. The additional 1.5:1 commercial FSR will generate approximately 311 
additional jobs in the area.  
 

4. The proposed increase in building height from 48m (15 storeys) to 122m (36 
storeys) is to accommodate a proposed two tower scheme comprising 33 and 36 
storey towers with 4-5 storey podium inclusive of the proposed commercial FSR 
(Figure 1). 

 
 



Local Planning Panel  21 May 2024 Item 6.3 

- 1391 - 

 
5. While a four-tower scheme would be necessary to accommodate the existing 

4.5:1 FSR that’s permissible whilst complying with height and PDCP controls, 
flooding constraints make it unlikely that a compliant scheme can be realised. 
Therefore, the proposed two tower scheme is recommended as the preferred 
option (indicative architectural drawings provided at Attachment 4) so that the 
proposed 1.5:1 commercial only FSR and the existing 4.5:1 FSR can be 
accommodated. The two tower scheme will not result in adverse overshadowing 
to Boronia Park and adjoining land, will decrease the perception of bulk and 
scale, and will provide improved views to sky between and around towers. 
 

6. The draft SSDCP (Attachment 3) provides controls to accommodate the 
proposed two tower scheme (Attachment 4) that is consistent with the proposed 
amendments to PLEP 2023.  

 
7. The western portion of the site is flood affected, however the extent of flood risk 

to the rest of the site and to the Epping Town Centre as a whole is low. Flood 
specific SSDCP controls are recommended that will ensure flood risk is mitigated 
at DA stage. 
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Figure 1: Proposed Site Layout (Tower A = 36 storeys, Tower B = 33 storeys, 
Podium C = 4-5 storeys) 
 
BACKGROUND 

Council Epping Town Centre Commercial Floorspace Planning Proposal 
 
8. On 8 February 2021, Council resolved to endorse a Planning Proposal to 

increase commercial floorspace in the Epping Town Centre (Attachment 5) for 
Gateway Determination. The Planning Proposal was an outcome of the Epping 
Town Centre Commercial Floorspace Study, which found that new residential 
development resulted in a reduction of commercial floorspace that had 
undermined the Centre’s role as a commercial centre. 

 
9. The Planning Proposal sought to help meet the projected demand for commercial 

floor space over the next 20 years in the Epping Town Centre by mandating a 
minimum 1:1 of non-residential FSR in excess of the current maximum FSR on 
all land previously zoned B2 Local Centre, including the current Planning 
Proposal site.  
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10. In June 2021, the applicant lodged an application for pre-lodgement advice to 
inform a future development application (DA) for a mixed-use building comprising 
three 23 storey towers on the site, seeking to rely on the progression of the 
Epping Town Centre Commercial Floorspace Planning Proposal. However, in 
July 2021, Council officers advised that the proposal was unable to be supported 
due to the uncertainty of the draft Planning Proposal and unresolved issues 
relating to flooding, traffic, and the built form. 

 
11. On 16 September 2021, the (then) Department of Planning and Environment 

(now DPHI) issued a Gateway Determination refusing the Commercial 
Floorspace Planning Proposal. The reasons for refusal were that the provision of 
“non-residential” floorspace would not guarantee that commercial floorspace will 
be provided, the extent of application given many sites are already developed, 
and traffic impacts. In response to the Department’s concerns, the subject 
Planning Proposal seeks to only introduce additional commercial floorspace. The 
traffic impacts of this will be minimal and can be managed, as is explained in later 
sections.  

 
12. Given the high strategic importance for additional commercial floorspace 

opportunities to be realised in order to revitalise the Epping Town Centre, Council 
officers have been supporting and encouraging applicants to provide commercial 
floorspace on a site-by-site basis as opportunities arise and where appropriate. 
The subject site is one of the largest developable sites in Epping and is 
strategically well located to help provide a significant amount of much needed 
additional commercial floorspace. Consequently, it is considered that the 
provision of additional commercial floorspace on this site is a key opportunity that 
should be pursued to help meet Council’s objectives for the town centre.    

 
SITE AND LOCALITY DESCRIPTION 
 
13. The subject site (Figure 2) is known as 53-61 Rawson Street, Epping and 

comprises seven lots legally described as follows in Table 1: 
 
Table 1 – Property Address – Lots and DPs 

Property Address Lot & DP 

53 Rawson Street, Epping Lots 4-7 in DP 19329 

53 Rawson Street, Epping Lots 8 – 9 in DP 975578 

61 Rawson Street, Epping Lot 1 in DP 710711 
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Figure 2 – Subject site (yellow) at 53-61 Rawson Street, Epping  

(source: Nearmap) 
 

14. The site is rectangular and has a combined area of approximately 9,089 sqm. 
The site contains a four-storey mixed use building to the north comprising 
education and office related uses and a separate single storey building to the 
south comprising a Coles Supermarket. 
 

15. The site is zoned E1 Local Centre and is subject to a maximum height control of 
48m and a maximum FSR of 4.5:1.  

 
PLANNING PROPOSAL  

16. In September 2023, the subject Planning Proposal was lodged by the applicant 
with Council seeking to amend the Height of Buildings control and to add 1:1 
commercial FSR to facilitate a mixed use development comprising three towers. 
Following detailed review as part of the Planning Proposal assessment it was 
found that the three-tower configuration was not supported by Council officers as 
it would adversely impact solar access to the nearby park, as well as view 
corridors.  
 

17. In response to these concerns, Council officers developed a preferred scheme 
which facilitated the same FSR but in a two-tower configuration. Although taller, 
the two-tower scheme resulted in a preferred outcome that reduced 
overshadowing to Boronia Park and adjoining land when compared to the 
applicant’s original three tower scheme whilst decreasing the perception of bulk 
and scale and improving views to sky between and around towers.  

 
18. Following ongoing discussions with the applicant, a revised Planning Proposal 

was subsequently submitted on 29 April 2024 (Attachment 1) that aligned with 
the Council officer scheme.  
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19. The Planning Proposal seeks to introduce an additional local provision specific 

to the site to allow an additional 1.5:1 commercial FSR (approximately 13,677 
sqm comprising business, office or retail premises uses). Notwithstanding the 
existing 4.5:1 FSR, which permits a range of uses (including commercial) in the 
E1 Local Centre zone, the additional 1.5:1 commercial only FSR will mean that 
a maximum 6:1 FSR is permitted for the site, with at least 1.5:1 of the permitted 
FSR to comprise commercial. The increase in commercial floor area is consistent 
with Council’s strategies and reflects the intention of the previous Council led 
Planning Proposal by seeking to increase commercial offerings within the Epping 
town centre. 

 
20. An increase in building height is also proposed from 48m to 122m to 

accommodate the proposed two tower scheme inclusive of the proposed 
additional commercial floorspace. Refer to Table 2 below for an overview of the 
proposed PLEP 2023 amendments. 

 
Table 2: Proposed PLEP 2023 Amendments 

 Existing provisions 
 

Proposed provisions 

Zoning E1 Local Centre No change 

FSR 4.5:1 for uses permitted with 
consent in E1 Local Centre 
zone 

No change to existing 4.5:1 FSR for 
uses permitted with consent in E1 Local 
Centre zone.  
 
Addition of 1.5:1 commercial only FSR 
(6:1 FSR overall). 
 
Total 54,673 sqm: 

• 40,996 sqm residential (406 
units) 

• 13,677 sqm non-residential    
Height of 
Building 
(HoB) 

48m 
 

 

RL 103 (22m), RL 197 (112m) and RL 
206 (122m)  
 

 
Additional 
Local 
Provisions 

Nil Add a clause to Part 6, Additional Local 
Provisions of the PLEP 2023 specific to 
this site that permits an additional 
commercial only FSR of 1.5:1.  
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Notwithstanding the existing 4.5:1 FSR, 
which permits a range of uses (including 
commercial) in the E1 Local Centre 
zone, the additional 1.5:1 commercial 
only FSR will mean that a maximum 6:1 
FSR is permitted for the site, with at 
least 1.5:1 of the permitted FSR to 
comprise commercial. 

 
LOCAL AND STRATEGIC MERIT CONTEXT 

State Planning Policies and Strategies  
 
21. The Planning Proposal is generally consistent with the relevant state policies 

and planning strategies including the Greater Sydney Region Plan, Central City 
District Plan, and Ministerial Directions under Clause 9.1 of the Environmental 
Planning and Assessment Act 1979. 

 
22. The Planning Proposal meets all key objectives of the Greater Sydney Region 

Plan: A Metropolis of Three Cities. The Planning Proposal will facilitate the 
delivery of much needed commercial floor space in Epping adding a potential 
approximately 310 new jobs, and an improved retail offering on the site 
encouraging the growth of services to meet the needs of local residents 
(Attachment 1).  

 
23. The Planning Proposal meets all the key objectives of the Central City District 

Plan. The Planning Proposal will facilitate future mixed-use development that 
will activate the surrounding streetscape including public domain works. 
Communal open space will be provided for future residents and publicly 
accessible open space will be provided in the form of a new park in accordance 
with the requirements of the SSDCP (Attachment 1). 

 
Local Strategies  
 
24. The Local Strategic Planning Statement (LSPS) identifies Epping as a Strategic 

Centre with a broad mix of land uses and a critical focus on infrastructure and 
growth. The LSPS policy directions state that Epping is a key strategic centre 
where high-rise development should be focussed (Attachment 1). 
 

25. Significantly, the LSPS advocates for the outcomes of the Epping Town Centre 
Review to identify future employment needs within the Epping Strategic Centre. 

 
26. The Local Housing Strategy (LHS) identifies Epping as a growth precinct within 

the Parramatta LGA projected to provide 8,910 dwellings by 2036. Priorities for 
Epping include providing new and upgraded open space as well as community 
facilities. The Planning Proposal meets these objectives by delivering publicly 
accessible open space in the form of a new park, communal open areas, and 
public domain works (Attachment 1). 
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ASSESSMENT OF PLANNING PROPOSAL  

Land Use  
 

27. The Planning Proposal seeks to amend PLEP 2023 to enable a greater amount 
of commercial floorspace in a future mixed-use development than can be 
accommodated under the current planning controls.  

 
28. The Epping Precinct is identified as a Strategic Centre in the City of Parramatta 

LSPS and is the key commercial hub (along with the Parramatta CBD) in the 
LGA. Recent development in the Epping Town Centre has seen the reduction of 
commercial floorspace that has compromised its role as a key commercial hub. 
The Planning Proposal acknowledges this concern and states “Epping continues 
to experience demand for retail and office floor space, however, development 
activity has seen commercial uses unable to access appropriate floor space to 
support their business” (Attachment 1). 

 
29. The Planning Proposal also notes that over the next 20 years there will be 

demand in the Epping Town Centre for 13,000 sqm of retail floorspace and 
55,616 sqm of office floorspace. The established need for commercial floorspace 
is emphasised by the Planning Proposal and is the principal justification for the 
additional 1.5:1 FSR being sought. 

 
30. The site presents a key urban renewal opportunity for the Epping Town Centre 

capable of providing an extensive commercial offering. It is in a highly accessible 
location, situated adjacent to Boronia Park and within 200m of Epping train 
station and bus interchange.  

 
31. The Planning Proposal acknowledges the importance of the site in being able to 

deliver a significant amount of commercial floorspace on the western side of the 
Epping Town Centre and notes that this is consistent with the Council vision to 
address the shortfall in commercial floorspace in this area. A critical element in 
supporting the Epping Town Centre as a key commercial hub is the retention of 
the supermarket currently operating on the site. The applicant has indicated that 
they intend for this use to be retained and enhanced as part of any 
redevelopment of the site.  
 

32. The submitted Planning Proposal recommends that a site-specific provision be 
added to PLEP 2023 that allows for the mapped FSR to be exceeded by 1.5:1 
for “non-residential use”. It is recommended that the term “non-residential use” 
be replaced with “commercial premises” as defined in PLEP 2023. This will 
include business premises, office premises and retail premises but will not 
include other non-residential uses in the E1 Local Centre zone such as serviced 
apartments. This will ensure that the additional 1.5:1 FSR is used only for the 
purposes highlighted in the Planning Proposal and will directly help address the 
local shortfall in commercial floorspace. The applicant has agreed to Council 
officer’s recommended approach.  

 
33. Other non-residential uses that are otherwise permitted in the E1 Local Centre 

zone will still be able to be included in any development, however the floorspace 
utlilised for these other uses can only be drawn from the currently mapped FSR 
of 4.5:1. This approach is consistent with previous advice provided by DPHI 



Local Planning Panel  21 May 2024 Item 6.3 

- 1398 - 

relating to the Epping Town Centre Planning Proposal that is addressed in further 
detail below. 

 
34. It is noted that the Planning Proposal is supported by several technical studies 

and analysis that are considered acceptable for the purpose of seeking a 
Gateway determination, including: 

 

• Economic Impact Assessment (Attachment 6). 

• Flooding and Flooding Addendum Report (Attachment 7). 

• Transport Impact Assessment (Attachment 8). 

• Social Impact Assessment (Attachment 9). 

• Wind Assessment (Attachment 10). 

• Infrastructure Report (Attachment 11). 
 
Retail and Economic Impact 
 
35. The Planning Proposal is supported by a concept design that includes a total 

13,677 sqm of commercial floorspace comprising: 

• 7,430 sqm of either business or office floorspace. 

• 6,247sqm of retail floorspace (3,100 sqm supermarket and 3,147 sqm 
specialty retail).  

• 311 additional jobs created. 
 

36. The Planning Proposal also envisages up to 420 residential apartments that can 
be accommodated in the existing 4.5:1 FSR within the proposed two towers.  

 
37. The Epping Town Centre has undergone significant change in recent years with 

a significant decline in local commercial floorspace impacted by the introduction 
of extensive areas of high density residential redevelopment (as a result of 
planning controls introduced by the State Government in 2014). The economic 
analysis (Attachment 6) notes that there is a clear need for retail and commercial 
floorspace in the Epping Town Centre and the subject site is well placed to meet 
a proportion of this demand through the proposed planning provisions. It is 
therefore recommended that the Planning Proposal can be supported on 
economic grounds.  

 
Urban Design, Built Form and Public Domain 
 
38. The proposed two tower scheme (Attachment 4) will reinforce the role of the site 

as a key retail and commercial destination whilst providing a mix of open space, 
residential and commercial uses to support high levels of activation within the 
site and the locality. The proposed two tower scheme comprises the following 
(refer to Figures 3 & 4):  

 

• 4-5 storey podium (C) – RL 103 = 22m. 

• 36 storey tower (A) - RL 206 = 122m. 

• 33 storey tower (B) - RL 197 = 112m. 
 

39. A four-tower scheme would be necessary to accommodate the existing 4.5:1 
FSR whilst complying with the 48m height limit and PDCP controls. However, 
noting existing flooding constraints, it is unlikely that a compliant scheme can be 
realised. The proposed two tower scheme is therefore recommended as the 
optimal configuration for this site (Attachment 4) so that the proposed 1.5:1 



Local Planning Panel  21 May 2024 Item 6.3 

- 1399 - 

commercial FSR and existing 4.5:1 FSR can be accommodated (6:1 total). The 
two-tower scheme will not result in adverse overshadowing to Boronia Park and 
adjoining land, will minimise the perception of bulk and scale, and provide 
improved views to sky between and around towers. The proposed height is 
comparable to nearby towers further to the east, which form part of the visual 
catchment of the site.   

 
40. Publicly accessible open space is proposed on the ground floor comprising a 

1,230 sqm park and 3,370 sqm plaza. The public open space is a requirement of 
the SSDCP. It will not be dedicated to Council given it is located above a 
basement, however Council would seek to secure an easement for public 
access. This will deliver improved site permeability, safety and security and 
activation of Rawson Street and Carlingford Road. The new park may include 
play elements that serve both children and adults such as climbing mounds, 
social lawn, bridge crossing and interpretive art, subject to DA assessment. 

 
41. Council officers have amended the applicant’s proposed Height of Buildings map 

that was provided in their Planning Proposal (refer to Attachment 1 and 
Attachment 2) to better align the height mapping with the applicant’s two tower 
scheme (Attachment 4). The applicant has since agreed with Council officer’s 
recommended height mapping.  

 

 
Figure 3: Epping Town Centre Built Form (existing developme–t - white, 
approved developme–t - purple, development possible under existing controls – 
orange, proposed subject site development – blue) 
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Figure 4: Proposed Scheme in section (looking east) 

 
FLOODING 

42. The site is affected by mainstream flooding from the Boronia Park Channel 
(located to the southwest of the site with depths between 1-10m during a 1% 
Annual Exceedance Probability (AEP) flood event – Figure 5), and negligible 
overland flooding/drainage. The flood affectation during the 1% AEP is isolated 
to the northwestern portion of the site, outside of the proposed building footprint. 
The submitted flooding report and flooding report addendum (Attachment 7) 
states that Epping Town Centre has a very low flood risk overall, and that flood 
poses a low risk to the building and its users. It also states that the change in 
flooding impacts (during a Probable Maximum Flood event) following the 
proposed redevelopment of the site is minor and poses low risk to the community.  
 

43. The flood reports conclude that flooding concerns can be mitigated at DA stage 
through such measures as: 

• a raised entrance crest to the basement level; 

• flood gates; 

• the first level with pedestrian access being located above the 1% AEP + 
freeboard and the PMF flood level (achieved in reference scheme); 

• residential floors being above the PMF flood level (achieved in reference 
scheme); and 

• a shelter-in-place strategy could be implemented if required. 
 

44. It is noted that the public park shown on the indicative architectural drawings 
(Attachment 4) is proposed to be located on the flood affected part of the site 
given that buildings cannot be sited in this location, which would result in impacts 
upon flood storage.  
 

45. Council’s Flood Engineer generally concurs with the report findings and 
prospective risk management measures but raises some concern with the 
intensity of use of the proposed western laneway that traverses the flood affected 
portion of the site, and the use of mitigations such as flood gates. It is considered 
that concerns related to flooding can be properly explored at the DA stage once 
the building use and configuration is known, which will dictate the number of 
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occupants and vehicle movements and thus, the level of risk. It is anticipated that 
flooding issues can be mitigated however in-line with the recommendations of 
the flooding reports noted earlier, particularly noting the low flood risk of the site.  

 
46. Considering the low flood risk of the site and that risks associated with flood 

affectation can be overcome subject to flood risk management and further 
analysis at the DA stage, it is recommended that the access provision can be 
supported for the purposes of the Planning Proposal and SSDCP. Flood-specific 
planning controls are included in the SSDCP (Attachment 3) including controls 
that require the submission of a satisfactory Flood Management Plan, and the 
provision of flood mitigations as described above and detailed in the flooding 
report and flooding report addendum (Attachment 7).  

 

 
Figure 5: Flood affectation of the site during 1% AEP event 

 
TRAFFIC AND TRANSPORT 

Active and Public Transport 
 
47. The site is close to the Epping Metro and Train Station. The City to South West 

Metro extension will further improve accessibility between Epping and the 
Sydney CBD (and other centres) when it commences operation.  
 

48. A raised midblock pedestrian crossing on Rawson Street is near the subject site. 
The pedestrian crossing links the west of Rawson Street (via a pedestrian 
through link) to Epping Train Station. Council officers have been discussing an 
option with the applicant 1401ignalizeise this pedestrian crossing to improve 
traffic flow along Rawson Street given the crossing is currently over-capacity 
(refer to Traffic Generation section below for more information). 

 
Vehicular Access  
 
49. The current PDCP requires a right-angle service lane through the site along the 

southern and western boundaries connecting Rawson Street and Carlingford 
Road. The applicant proposes to retain the same laneway configuration with 
access off Rawson Street (via a controlled intersection) for general traffic (given 
that this access would not be flood affected) and a service lane for service 
vehicles off Carlingford Road.  
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50. Council’s Traffic Engineer supports the proposed laneway access off Rawson 
Street and Carlingford Road but recommends the Carlingford Road access be 
utilised by both service and private vehicles as this would reduce traffic volumes 
in Rawson Street. The extent of use of the Carlingford Road access can be 
determined as part of the detailed design that will be required should a 
development application be lodged for the site.  

 
51. It is noted that the submitted two tower scheme (Attachment 4) is based upon 

the existing laneway configuration provided in the current DCP, which has been 
carried into the draft SSDCP. The laneway configuration envisages half of the 
proposed southern laneway being constructed on adjoining Crown land that 
Council is in the process of compulsorily acquiring. In this respect, Council 
resolved in June 2023 to pursue acquisition of this land (Figure 6), for the 
purpose to facilitate access to Boronia Park and improve the road network in the 
Epping Town Centre.  

 
52. Notwithstanding, there has been no commitment from Council that the land to be 

acquired will be made available to help facilitate development of the subject site, 
particularly noting that the use of the Council car park would need to be 
considered as part of any future master planning process for the surrounding 
area (refer to proposed Epping Town Centre Master Plan section). If a portion of 
the laneway is not constructed on Council land as envisaged, alternative options 
would need to be explored, which could include: 

 

• construction of the laneway solely on the applicant’s land 

• construction of only half of the laneway on the applicant’s land to be 
utilised as a one-way access 

• providing direct basement access from the Rawson Street frontage 
 
53. Any such options as those identified above would need to be demonstrated as 

part of any future DA and be subject to traffic and flooding considerations (refer 
to Assessment of Planning Proposal section). If the applicant does seek to 
provide the laneway partially on the land that Council is currently being 
compulsorily acquired, suitable negotiations will need to be entered into with 
Council.    

 

 
Figure 6: Enlarged aerial view showing site boundary with Council car park 
including disused strip of land immediately north of parking spaces 

 
54. As part of the preparation of the subject Planning Proposal, input was sought 

from Transport for NSW (TfNSW) who have provided correspondence to the 
applicant and Council for consideration before the Planning Proposal is 
submitted for Gateway. Matters for consideration included: 
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• How the design responds to various vehicle and pedestrian upgrades 
earmarked in the Outside CBD Contributions Plan. 

• TfNSW advice on service vehicle access in the laneway. 

• Acknowledgement of the applicant’s suggested additional eastbound lane 
along Carlingford Rd, and TfNSW offering to be involved in these 
discussions. 

• Suggesting the Transport Impact Assessment be updated to include a 
warrants assessment and safety assessment in relation to the applicant’s 
suggestion to upgrade the zebra crossing south of the Council car park 
with a signalised crossing. 

 
55. The TfNSW correspondence does not object to the Proposal and the measures 

suggested by TfNSW have been addressed in the applicant’s revised Transport 
Impact Assessment (TIA) (see Table 1.1 - Attachment 8). 

 
Traffic Generation 

 
56. The applicant’s revised TIA (Attachment 8) states that the development of the 

site is expected to generate approximately 273 and 450 new vehicle trips in total 
in the AM and PM peak hours (including service vehicle trips). When compared 
to the existing development on the site, the proposed development as a whole 
(i.e. 6:1 FSR) will generate a net increase of approximately 132 and 138 vehicle 
trips in the AM and PM peak hours.  
 

57. The proposed traffic anticipated to travel through the key surrounding 
intersections is expected to be relatively minor, contributing up to 3% additional 
traffic compared to existing traffic volumes. It is noted that this 3% traffic increase 
will occur once the entire site is developed at the proposed 6:1 FSR, therefore, 
the additional traffic increase associated with just the proposed 1.5:1 commercial 
FSR component would be less than 3%. 
  

58. Some additional impact is expected to occur on the Carlingford Road/Rawson 
Street/Ray Road intersection during the AM peak hour given the intersection 
already has limited capacity for right turns from Rawson Street to Carlingford 
Road. Notwithstanding the subject Planning Proposal will have a minimal impact 
upon this existing constraint.  

 
59. Council’s Traffic and Transport team have been working closely with the 

applicant on mitigations that could be undertaken to lessen existing and potential 
future impacts upon the pedestrian and road network. The following pedestrian 
crossing and road upgrades are currently being explored, which are identified in 
Council’s outside CBD Contributions Plan: 
 

• New signalised pedestrian crossing – install an operated signal crossing 
to the south of the Council car park on Rawson Street. In conjunction with 
this, the applicant and Council officers are also investigating the potential 
removal of the pedestrian crossing on the eastern approach to the 
Carlingford Road/Rawson Street/Ray Road intersection. According to the 
applicant’s revised TIA (Attachment 8) the removal of the pedestrian 
crossing would result in greater “effective green time” for left turning 
vehicles from Ray Road and right turning vehicles from Rawson Street. 
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• Rawson St upgrades - lengthening the existing left turn slip lane from 
Carlingford Road onto Beecroft Road to provide a full-length lane between 
Rawson Street and Beecroft Road, and conversion of the lane to allow 
both right and left turn movements from Carlingford Road onto Beecroft 
Road. According to the applicant’s TIA, the provision of three lanes will 
provide greater opportunity for vehicles from Rawson Street to turn onto 
Carlingford Road. 

 
60. The new signalised pedestrian crossing and Rawson St upgrade works are 

envisaged to take between 5-10 years according to Council’s works program. 
The proposed additional 1.5:1 commercial only FSR will generate additional 
contributions in accordance with Council’s Outside CBD Contributions Plan, 
contributing up to $2,506 per additional worker based upon a sqm rate that 
ranges from 20 sqm per worker (for an office premises) up to 224 sqm per worker 
(for a vehicle sale or hire premises – a type of retail premises). According to the 
submitted Economic Assessment (Attachment 6), the proposed 1.5:1 
commercial FSR (13,677 sqm approx.) will comprise: 
 

• 7,430 sqm of either business or office floorspace = estimated 
development contributions of $930,979 (office premises) or up to 
$423,172 (business premises). 

• 6,247sqm of retail floorspace (3,100 sqm supermarket and 3,147 sqm 
specialty retail) = estimated development contributions of $141,247 
(supermarket) and $138,357 (speciality retail). 
 

61. Based on the above figures provided by the applicant, the estimated 
development contributions would be up to $1,210,583 (should office premises be 
pursued under first option above). The applicant could opt to either pay these 
additional contributions (whereby Council would undertake the works in 
accordance with the Outside CBD Contributions Plan) or carry out the works and 
have the contributions offset via a Works in Kind Agreement at the development 
application stage.  

 
62. Considering the minor increased traffic that will result from the additional 

floorspace that would be permitted under the Planning Proposal, and that 
mitigations are being investigated to lessen existing pedestrian and traffic 
impacts, the Planning Proposal is supported noting the critical need for 
commercial activation of the Epping Town Centre.  

 
63. The proposal will also be formally referred to TfNSW should this Planning 

Proposal proceed to public exhibition where feedback will be sought as to 
whether they are satisfied with the measures proposed in the submitted 
Transport Impact Assessment following their preliminary advice on this matter 
which does not raise any objection to the Planning Proposal. 

 
RELATIONSHIP TO EPPING TOWN CENTRE PLANNING PROPOSAL 

64. As noted earlier, Council has previously sought to increase the provision of 
commercial development within the Epping Town Centre via a precinct wide 
Planning Proposal that was refused by DPHI at Gateway stage despite that 
Planning Proposal demonstrating a general strategic alignment with relevant 
State and local strategic plans.  
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65. A key reason provided by the now DPHI for the refusal of the previous Planning 
Proposal was that there was no guarantee that the intended outcome of the 
Planning Proposal would be achieved. Specifically, the Council initiated Planning 
Proposal sought to allow an additional 1:1 FSR for “non-residential uses” above 
the existing mapped FSR. The now DPHI Gateway Determination report stated 
that “It is considered that if the market deems it more feasible to provide other 
non-residential uses over commercial floorspace, than these other non-
residential uses will be provided by landowners unless the provision of 
commercial floorspace is specifically mandated by the proposed provisions” 
(Gateway Determination Report – P8).  

 
66. The precinct wide Planning Proposal identified that not all sites within the 

identified area could deliver the intended outcome as they had already been 
recently developed, had recent development consents or were constrained due 
to their lot configuration. The Gateway Determination report noted that a more 
targeted approach to sites that can in fact deliver the intended outcome would 
be preferred. The site at 53-61 Rawson Street is one such site that can deliver 
this intended outcome and hence is being pursued as a site-specific Planning 
Proposal in this instance. As a result, the subject Planning Proposal addresses 
the concern about the nature of uses that the additional floorspace would be used 
for by recommending that the additional FSR to be provided under this Planning 
Proposal be instead required to be provided as commercial premises. 

 
67. The Gateway Determination report also stated that the Planning Proposal was 

not supported due to it resulting in a worsening traffic outcome for the Epping 
Town Centre. This was reinforced by advice from TfNSW advising that Council’s 
Proposal not be supported. The subject Planning Proposal will only result in a 
minor increase in traffic generation that will not result in adverse impacts to the 
extent they were projected under the previous Planning Proposal. As noted 
earlier, the advice provided by TfNSW does not object to the subject Planning 
Proposal (refer to Traffic section) but will be referred to them again should it 
proceed to public exhibition. 

 
68. It is noted that the Council Planning Proposal also sought an increase in height 

from 48m (15 storeys) to 80m (24 storeys). Whilst this is less than what is 
currently proposed under the subject Planning Proposal (122m / 36 storeys) 
subsequent analysis of the flooding constraints presented by the site indicate it 
is unlikely that the 1:1 commercial proposed under Council’s Planning Proposal 
in conjunction with the existing 4.5:1 FSR could have been reasonably 
accommodated within the proposed 80m height. 

 
PROPOSED EPPING TOWN CENTRE MASTER PLAN 

69. At the Council Meeting on 13 May 2024, a Notice of Motion was considered that 
sought to commence the preparation of a scoping study to prepare a Master Plan 
for the Epping Town Centre. Council resolved that a scope for the preparation of 
the Master Plan be prepared that addresses a range of issues including laneways 
and circulation within the precinct as well as opportunities to improve traffic and 
accessibility and built form and public domain interfaces. The Master Plan will 
also consider the role of Council’s Rawson Street car park to the immediate south 
of the subject site in achieving its objectives and requirements for Epping.  
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70. Council also resolved that the Master Plan inform a potential review of the 
existing planning controls for the Centre and it provide costs and timing for any 
changes that may be proposed. The scoping report will be prepared in the 
coming months. 

 
SITE SPECIFIC DEVELOPMENT CONTROL PLAN 

71. A draft Site-Specific Development Control Plan (SSDCP) (Attachment 3) has 
been prepared by the applicant to accompany the Planning Proposal. The draft 
SSDCP provides details on site arrangement, road layout, envelope controls and 
open space including public domain parameters consistent with the concept 
design for the site. 
  

72. The draft SSDCP will amend controls specific to the Epping Local Centre as 
outlined in Parramatta DCP 2023 (Part 8.1.1.1) and will provide site-specific 
controls for: 

 

• Site layout and envelope - establishing a site plan that dictates the future 
location of built form, streets, and public domain. 

• Open space and public domain - setting out the quality and character of 
the internal plaza and publicly accessible open space area. 

• Laneway access - to be supported by appropriate design treatments and 
flood control measures.    

• Setbacks - bespoke controls responding to the corner location at 
Carlingford Road and Rawson Street and site constraints. 

• Building height and number of storeys – requires two towers only, and 
height in storeys to correspond with the proposed PLEP 2023 height 
control. 

• Floor to floor heights - to meet National Construction Code requirements, 
structure, and servicing input (falls within the slab). 

 
PLAN-MAKING DELEGATIONS 

73. Should Council resolve to endorse the Planning Proposal to proceed, it is 
recommended that Council request that it exercise its plan-making delegations. 
This means that once the Planning Proposal has been to Gateway, undergone 
public exhibition and been adopted by Council, Council officers will deal directly 
with the Parliamentary Counsel Office on the legal drafting and mapping of the 
amendment. The LEP amendment is then signed by the CEO before being 
notified on the NSW Legislation website. 

 
CONSULTATION & TIMING 

74. The Planning Proposal and supporting documents were referred internally to 
various Council staff/teams including City Design, Flooding and Traffic, and 
Open Space teams. External referrals were also issued to TfNSW and DPHI, 
who have not objected to the Planning Proposal. 

 
FINANCIAL IMPLICATIONS FOR COUNCIL 

75. Should Council resolve to proceed with the Planning Proposal, the costs incurred 
in conducting the community consultation are covered by the fees associated 
with the submission of the Planning Proposal. 
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CONCLUSION AND NEXT STEPS 

76. This report recommends that the Planning Proposal for 53-61 Rawson Street, 
Epping be submitted to the DPHI for Gateway assessment. 

 
 
 
 
 
Simon Coleman 
Project Officer Land Use 
 
Michael Rogers 
Land Use Planning Manager 
 
David Birds 
Group Manager, Major Projects and Precincts 
 
Jennifer Concato 
Executive Director City Planning and Design 
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